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THE CASE FOR OLDER TRADITIONAL
NEIGHBORHOODS IN EUGENE

Like most cities its age and size, Eugene has substantial
remnants of older residential neighborhoods that have
architectural character and patterns of development
unique to pre-World War II housing development. The
East Traditional Neighborhood (ETN) in the Chambers w
area is an example of one such neighborhood that Typical street scene in the East

. Traditional Neighborhood (ETN)
emerged and matured before cul-de sacs, driveways, with a full canopy of mature trees.
garages, and car-dominated suburbs became the norm.
Most of the houses were built within recognizable
stylistic traditions, from a limited set of period pattern
books, and by builders who had a good grasp of
proportion and detail. In some of these neighborhoods
the homes are large and stately; while in the ETN they
are modest and even cottage-like. There is consistency,
but also subtle variety that is often lacking in newer
housing developments. What is most distinctive about

the ETN and other older neighborhoods is not the

i

House in the University area, a
historic character of any particular house, but the overall ~ well recognized older traditional

pattern of streets and alleys, the architectural coherence neighborhood that has also

. struggled with changes.
of housing stock, and the way that houses and streets g

work together to create a unique sense of community.

Having emerged early in the city’s formation, the

ETN and other older neighborhoods tend to be close

to the downtown core. Some are zoned for higher
densities and are targets for redevelopment or infill
development that could introduce new development
patterns, non-residential uses, and lower quality rental
housing. Today’s “building culture”~the conventional
building practices, codes, materials, and desired forms of
housing—has changed dramatically since the time when
these neighborhoods were built. The perceived need
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for wide driveways, large garages in front, as well as the
desire for much larger living space inside, are examples
of new market forces that are not easily satisfied. What is
conventionally built now does not typically fit with the
traditional neighborhood. Unaddressed, these forces will
substantially alter the ETN and other older traditional
neighborhoods to their detriment.

Anyone looking at housing in Eugene recognizes the
value of these older neighborhoods. Although not
everyone’s ideal, they offer a desirable housing option
for many people, and for some they represent the most
livable neighborhoods in the city. These neighborhoods
are not necessarily historic, but they are part of our city’s
history, and are important to its identity.

All neighborhoods change over time. Older houses will
be updated and new ones constructed. The new is never
exactly the same as the old; nevertheless, the patterns
that make these older neighborhoods unique can be
sustained. As a matter of civic responsibility, the city and
its citizens should recognize the most coherent of these
neighborhoods as cultural and physical artifacts, and
promote the understanding and preservation of them.

This Citizens’ Guide to the East Traditional
Neighborhood is intended to give citizens and officials
the tools to understand what makes one of these
neighborhoods unique and to identify specific ways that
future development in this neighborhood can fit in and
contribute to a strong tradition.

WHAT MAKES A TRADITIONAL NEIGHBORHOOD
WORK?

Both the physical structure, and the relationships
and understandings among neighbors are key to the
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health of traditional neighborhood. Typically, older
neighborhoods have consistent physical characteristics,
summarized as follows:

*  Gridded streets

* De-emphasized parking

* Houses oriented to the street

*  Front yards as important semi-public space

*  Alleys for services, storage, limited housing, and
pedestrian traffic

* Significant street trees and mature urban
landscape

¢ Walkable distances to downtown, commercial
areas, and open spaces

Traditional neighborhoods also rely on respectful
decision-making among residents, and a willingness

to let the neighborhood evolve over time. Many of

the wonderful qualities of older, living neighborhoods

is that nothing repeats exactly, yet there is overall
continuity. General patterns and trends grow and evolve
over time, and it is the enduring patterns, not so much
the individual structures, that give the neighborhood

its traditional character. This is less true in suburban
neighborhoods developed by a single developer,
employing strict CC&Rs that promote uniformity and
discourage change over time. The design guidelines

in this Citizens’ Guide are intended to articulate and
encourage the preservation of important patterns in

the East Traditional Neighborhood, while allowing
individual control and discretion that preserves vitality.
To achieve this balance, citizens must recognize the
sphere of influence of their own house, and be willing to
work with their neighbors over time.
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Diagram illustrates the idea of “sphere of
influence.” Every new dwelling, alteration,
addition, or even minor change, has an
effect on the neighboring houses and on the
neighborhood as a whole. These changes
can either contribute to the neighborhood
or detract from it. Guidelines to encourage
neighborhood enhancement are the subject
of this guide.

These two buildings are on Garfield just
outside of the ETN. It is a good illustration
of the principle that “no house is an island.”
Six triplexes were built in an area of smaller
single-family homes. This image shows the
relationship between two buildings when
consideration for the effect on neighboring
buildings is not a priority.

GUIDELINES

NO HOUSE IS AN ISLAND

A house is surrounded by several other houses, a street
and possibly an alley, and the house influences those
other houses and public spaces. There is of course a legal
boundary around the house, but the influence of the
house, and the yard and garden, extends beyond that
boundary. When making changes, it is important to
consider this influence.

For example, think about what happens at the edge of
the lot. Most people would agree that a solid concrete-
block wall at the edge is unpleasant—even though the
owner of the lot may have the legal right to put it there.
A hedge, or the archetypal white picket fence is more
agreeable to most people. True, “good fences make good
neighbors”—but what makes for a good fence? That
fence, depending on the neighbors, may be one that is
low, that provides for privacy near important windows,
but is somewhat permeable in places. Low places

allow for a neighborly chat or for sunlight to reach the
plants on the other side of the fence. A high fence may
be necessary to protect privacy on a busy street or to
contain pets.

A fence, at the intersection of two people’s spheres

of influence, is an example of how the actions of one
property owner may augment and improve an adjacent
property—and thereby help the overall feeling of
neighborliness in the neighborhood.

Another example of influence is the size and shape

of the house, relative to other houses on the street

and to the street itself. When houses are compatible
with each other, there is a sense that they are together
contributing to the character of the street and of a whole
neighborhood. A row of houses with a similar setback
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from the street will feel like it is “one thing” — unified,
like the walls that enclose a well-proportioned room.

Since houses have an influence beyond their own lots,
part of their responsibility is to help shape the street to
be something the neighborhood as a whole can be proud
of. The streetscape does not stop at the property line of
the houses, but includes the yard, porch, and the house
itself as part of its experience.

'The guidelines in this “Citizens’ Guide” have all been
developed with this principle in mind: Houses affect
properties and public spaces beyond their own legal
boundaries. The quality and character of a traditional
neighborhood depends on people’s understanding the
effect that changes to their own property have on spaces
beyond their own, and making sure that changes will
enrich their own neighborhood.

GOOD NEIGHBORS COOPERATE
When people look beyond their property boundaries

and interact constructively with their neighbors, it is
possible to make changes that benefit everyone. Two
anecdotes from neighborhoods in Eugene illustrate it
best:

For many years, Steve lived in a house adjacent to a
vacant lot with pear and apple trees. The lot’s owner
was a friend, and Steve had permission to use it for

his own garden. But when Frank, the lot’s new owner,
bought the vacant lot and built a house there, Steve was
deprived of his garden. Over the ensuing years, Steve
gradually re-configured his own lot, creating a new
garden out of his side yard, and moving his driveway
adjacent to Frank’s lot and house. For privacy, Steve also
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New driveway and
landscape buffering

Diagram shows the relationship between
the two properties of Steve and Frank and
how the changes they made altered and
improved each of their properties and the
neighborhood as a whole.



